Deb Wallace
Buredco LLC
151 San Juan Drive
Sequim, WA 98382

Sequim Planning Commission
152 W Cedar Street
Sequim, WA. 98382

February 6, 2022

RE: Requested zoning modification of approximately 4 acres located at 1350 E
Washington (#33-0025) to Single Family Residential (SFR) from High Tech/Light
Industrial (HTLI).

Dear Chair Carter and members of the Planning Commission;

We request modification of zoning on the lower approximately 4 acre, northern portion of
the subject site to Single Family Residential (SFR), consistent with the adjacent Fair
Weather neighborhood. A rezone to SFR is consistent with and would extend the
adjacent neighborhood with single-family homes as opposed to high tech business thus
reducing the chance of residential/business conflict.

Our property consists of two distinctively different topographic sections; a lower northern
portion adjacent to the Fair Weather Neighborhood and an upper portion adjacent to E
Washington Street. If approved, the portion of the site rezoned SFR will be at similar
grade with the adjacent Fair Weather neighborhood. The upper approximately 2 acre
portion along East Washington would remain designated HTLI. The rezone would take
advantage of the existing topographical edge of the neighborhood.

The change in zoning is consistent with the Comprehensive Plan principle to provide
each community with a well-defined edge and to provide more affordable housing
opportunities. It would provide better opportunity for community connectivity and
enhancement. Direct connectivity from the adjacent neighborhood to the Olympic
Discovery Trail could also be explored to provide residents with enhanced mobility.

Lastly, we support the proposed modification to the Residential zone designation to allow
more flexibility in housing options. The Fair Weather neighborhood features duplex style
homes. If rezoned, we would like to build similar multi-family homes on our adjacent
property to provide an opportunity for more affordable housing.

We would appreciate consideration of our requested modification at this time as part of
this update as it is a minor modification of a small parcel and it's consistent with city
council goals.

Thank you for your consideration,

Deb Wallace
Partner, Buredco LLC
Attachment
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CPA-21-03

; 5 Repl ¥ Reply All — Forward sen
George Clemons <bogie(120@yahoo.com> & 3 Renh | S Reply
To @ Travis Simmons Tue 2/15/2022 1:39 PM

EXTERMAL SENDER: This email originated outside the organization. Do not click links or open attachments unless you verify the sender and know the content is safe.

| am George Clemons, President of the Fair Weather Lot Owners Association. We are the subdivision just to the north of the subject proposed housing development. | have spoken with Deb Wallace, one of the principals of the proposed development as she reached out to our members/owners concerning this project. |
would like to state our support of their request for rezoning the property from high techflight industrial to single family residential. We think that their zoning request is more in keeping with our development than the current zoning, and would support our vision of an attractive, safe and quiet residential area. It will also
blend in with the other existing residential neighborhoods and encourage similar residential development of affordable housing which Sequim needs as well as be supportive of the current property values.

Further, in support of the proposal, we would recommend the Planning Commission to approve CPA-21-03 now as opposed to delaying the decision. The need for housing is now, and delays in construction only drives up costs to the developer which must ultimately be passed on to the consumer, making the homes
less affordable.

Thank you for this opportunity to comment on this development proposal. As citizens of Sequim we support informed and intelligent development of our city and we appreciate the work and expertise of those on the Planning Commission.

Sincerely,

George Clemons
President
Fair Weather Lot Owners Association

51 Stratus Loop
Sequim, WA 98382
704-467-5426



EXHIBIT A - DRAFT CODE LANGUAGE

18.33.020 Purposes.

A. The Bell Creek economic opportunity area (BCEOA) district provides for business and professional offices,
corporate headquarters, research and development facilities, light industry/manufacturing and complementary retail,
commercial, educational, recreational and limited multifamily residential uses. The district is_intended to support the
growth in tourism within the community and is not intended to support the general commercial needs of the
community.

B. The River Road economic opportunity area (RREOA) district is intended to enhance the city’s economic base by
providing for an integrated grouping of businesses and buildings of a larger size and scale than the BCEOA and HTLI
districts may support. The RREOA district supports a variety of uses, such as light manufacturing, professional office
buildings, retail, commercial, multifamily residential and warehousing and distribution.

C. The high tech light industrial (HTLI) district provides appropriate locations for combining light, clean industries,
including industrial service, manufacturing, fabrication, assembly and production; business and technology research
and development; and warehousing, distribution and storage activities. Uses are typically not reliant on unprocessed
natural resources. Professional offices and sale of goods produced on site are subordinate to permitted activities.

18.33.030 Uses.
A. Types of Uses. For the purposes of this chapter, there are three kinds of uses:

1. A permitted (P) use is one that is permitted outright, subject to all the applicable provisions of this title and relevant
portions of the Sequim Municipal Code.

2. A conditional use (C) is a Type C-2 discretionary use reviewed through the process set forth in
SMC 20.01.100 governing conditional uses.

3. A prohibited use (X) is one that is not permitted in the zoning district under any circumstances.

B. Recognizing that there may be certain uses not mentioned specifically in Table 18.33.031 because of changing
businesses, technology advances, or other reasons, the DCD director is authorized to make similar use
determinations, as set forth in SMC 18.20.015.

The following Table 18.33.031 is a list of uses for the three zoning districts:

Table 18.33.031 - Business and Employment District Uses

USE BCEOA RREOAHTLI

Office and Professional Services

All forms of corporate, professional, public, brokerage, administrative, financial, P P X
building trade, and research offices

Corporate headquarters and regional offices P P X

Office-oriented service providers, such as communications services, photocopying, |P P X
courier and messenger services, graphic design, printing, promotional products,
and the like




EXHIBIT A - DRAFT CODE LANGUAGE

Table 18.33.031 - Business and Employment District Uses

USE BCEOA RREOA[HTLI
Office equipment sales and services P P X
Technology service and support, copy and connectivity centers, telework centers  |P P X
Business/Technology Research and Development

Biotechnology/medical laboratories C C C
Computer technology P P P
Electronic components and board systems engineering and development P P P
Research and research industry-oriented service providers P P P
Software engineering P P P
Commercial Services and Retail

Commercial convenience, personal services, and restaurant establishments P P X
(In existing and/or new structures 5,000 square feet or larger, commercial

convenience, personal service uses, and restaurant eating/drinking establishments

are allowed but are to be subordinate to the building’s primary uses. All commercial

uses located in the structure are limited to 25% of the building’s gross square

footage. No drive-through facilities are allowed.)

Commerecial retail in conjunction with a primary use P P P
(Retail sales of products assembled, manufactured, etc., in the BCEOA, RREOA,

HTLI zoning districts are allowed but are to be subordinate to the building’s primary

use. Retail sales use is limited to 25% of the building’s gross square footage.)

Food service contractor/caterer P P P
Food and drink where manufactured and sold on premises (on-premises tasting C C C
room, restaurant, and/or retail sales limited to 25% of gross square footage)

Nursery/landscaping materials retail sales C P X
Wholesale product showrooms P P C

Light Industrial
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Table 18.33.031 - Business and Employment District Uses

USE BCEOA RREOAHTLI
Equipment rental X X C
Industrial laundry and upholstery services X C P
Resource recycling and recovery (not including recycling drop-off facilities) X X C
Manufacturing

Beverage products C P P
Cabinet shop or carpenter shop X C P
Electrical and electronic equipment manufacture P P P
Electrical component assembly, including assembly of computer products, office [P P P

equipment, and related components

Metal, wood and other materials fabrication and assembly in an enclosed building |C C P

Food and kindred products, manufacture, processing and packaging (excluding C C P
animal slaughtering and processing)

Furniture and fixtures manufacture and assembly C P P
Handcrafted products, crafts or other art-related items P P P
Measuring, analyzing and control instruments P P P
Medical equipment and supplies P P P
Miscellaneous light fabrication and assembly not otherwise named C C P
Perfumes, cosmetics and similar preparations C C P
Photographic, medical, audio and optical equipment P P P
Printing, publishing and allied products C P P
Products made from light stone, clay and glass P P P

Textiles, apparel and leather goods P C C




EXHIBIT A - DRAFT CODE LANGUAGE

Table 18.33.031 - Business and Employment District Uses

USE BCEOA RREOAHTLI
Warehousing, Distribution and Storage

Equipment/materials outdoor storage as a primary use (including building trade and

landscaping)

a. Storage yards occupying less than 10,000 square feet X C P
b. Storage yards occupying more than 10,000 square feet X C C
Mail order or direct selling and distribution P P P
Packing, crating and convention and trade show services P P P
Processing and/or packaging previously prepared materials P P P
Self-serve mini-storage X X X
Truck and freight transportation services X X X
Warehousing, product distribution, and wholesale trade xC C P
Residential

Dwelling units above nonresidential uses (mixed use structures) P P X
(Nonresidential uses must be located on ground level or first floor if ground level is

parking)

Employee/security units in conjunction with manufacturing, distribution or storage | P P P
uses

Existing residential use without increase in density P P P
(subject to nonconforming regulations)

Live/work units P P X
Public and Quasi-Public

Essential public facilities, state and regional P P P
Essential public facilities, local C C C
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Table 18.33.031 - Business and Employment District Uses

USE BCEOA RREOAHTLI
Government maintenance shops and fleet vehicle storage C C P
Public administration office and services P P P
Public parks P P P
Solid waste transfer facilities X X C
Recycling drop-off facilities X X C
Utility facilities and utility system P P P
Transit facilities, including park and ride lots and transfer centers C C C
Wireless communication facilities P P P
Co-location of wireless facilities on existing facility or structure P P P
Other
Ambulatory and outpatient care services (physicians, outpatient clinics, dentists)  |P P X
Child care centers C(asa C C(asa
secondary secondary
use) use)
College, universities, technical, trade and other specialty schools C C C
Grade schools (K - 12) C C X
Hospital C C X
Museums, historic and cultural exhibits P P X
Privately owned amusement, sports or recreation establishments (retail sales P P X
limited to 25% of use’s total square footage)
Churches, new freestanding/monument structures and existing building(s) 5,000 |C C X
square feet or larger
Churches, under 5,000 square feet and within an existing building(s) C C C
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Table 18.33.031 - Business and Employment District Uses

USE BCEOA RREOAJHTLI
Sports arena or stadium C C X
Veterinary clinics and hospitals (not including kennels) P P X

Subiject to a development agreement in accordance with RCW 36.70B.170, the
City will permit the following uses to be incorporated into a master site plan for the
development of the entire BCEOA:

a. Multifamily residential development (not in @ mixed use structure)

b. Limited transient accommodations consisting of either a hoteloran RV~ |p
park, provided that an RV park shall be limited to ___net developable a
acres

c. Tourism related commercial uses, including but not limited to a brewery,
distillery, winery, or other like artisan product which features
production/processing and retail or dinning

>
>




EXHIBIT B: CONSISTENCY ANALYSIS LITTLE FOX AMENDMENT

Consistent Analysis: Sequim Comprehensive Plan

Goals & Policies

Multifamily
Residential Uses

Limited Transient
Accomodations

Benefits of a
Development
Agreement

UG 2.1.2 Growing with purpose:

Maintain the integrity of the Growth
Framework as a holistic model of a
compact, highly-efficient, connected
community with a range of lifestyles and
mobility options and a commitment to
preserving a rural Valley.

Whether a part of mixed-use buildings
or standalone, multifamily
development can provide more
affordable workforce housing that is
presently lacking in Sequim.

The flexibility to create apartments in
this location will support other nearby
downtown uses and would be a step
toward the workforce needed to
attract employment uses as
contemplated in the BCEOA.

Workforce is one of the top issues for
employers and workforce housing is
the top issue for potential employees.

COVID has ushered in substantial
changes to the way people live, work
and play. During the pandemic, some
workers worked from home on the road
— living in RVs or traveling to specific
destinations where they were able to
maintain employment while
simultaneously experiencing new
places.

In general, new and used RVs start in
the 10s of thousands of dollars but a
more typically in the 100s of thousand of
dollars.

Allowing for limited transient
accommodations such as RVs withing
the BCEOA promotes tourism
(consistent with the area’s feasibility
study), but further opens up Sequim to
be “found” by those who may seek
temporary work with a future employer in
the BCEOA or those who may have
entrepreneurial aspirations that lead
them to choose to invest in new
businesses in Sequim.

Use of development
agreements as authorized by
RCW 36.70B.170 is a tool
intended to help communities
provide the flexibility required
to attract highly-desirable
developments that achieve
local goals. Development
agreements provide a
mechanism for addressing the
broad, dynamic, and
competing elements withing
planned areas such as the
BCEOA.

Little Fox, LLC. BCEOA Proposal




EXHIBIT B: CONSISTENCY ANALYSIS LITTLE FOX AMENDMENT

Goals & Policies

Multifamily
Residential Uses

Limited Transient
Accomodations

Benefits of a
Development
Agreement

UG 2.2.1 Infill vs. Expansion

Fill in the fabric of city neighborhoods
and non-residential districts to meet
growth demand rather than primarily
within the urban fringe and beyond.

Allow limited multifamily residential
units (whether mixed use, live-work,
or standalone) is important to bring
needed workforce housing to the city,
especially along the highway, local
bus routes, and adjacent to the
downtown.

Ultimately, to attract employment
opportunities to Sequim, the City must
have more housing of all types.

Further, With COVID and the
transition to on-demand ordering of
retail goods and many services, the
demand for office space in the
foreseeable future will be low —
making mixed use impractical for
developer investors that cannot afford
to build projects with large vacant
spaces on the ground floor.

See previous answer above.

Further, the BCEOA sits along the
Highway 101 corridor, which presents
immediate opportunities to attract
tourism, entrepreneurial tourism, etc.

See previous answer above.

Little Fox, LLC. BCEOA Proposal




EXHIBIT B: CONSISTENCY ANALYSIS LITTLE FOX AMENDMENT

Goals & Policies

Multifamily
Residential Uses

Limited Transient
Accomodations

Benefits of a
Development
Agreement

UG 2.2.3 Sustainable Growth

Ensure the community’s ability for multi-
generational growth by making only
those decisions about growth and
development that preserve the same
choices for future citizens.

See prior comments regarding COVID
and work from home.

All types of multifamily residential
development (mixed use, live-work
and standalone) are critical to
Sequim’s long-term economic
development goals.

Such housing types are important for
workforce retention and attraction, as
well as providing opportunities for
some younger residents to return to
the community after completion of
post-secondary education.

See previous comments above.

See previous comments
above.

UG 2.4.1 Growth Rate and Population
Target

Based on community values, service
capacities and population trends, plan
for 3,400 new residents at a 2% average
annual growth rate over the 20-year
period, 2015-2035.

As land continues to get scarcer and
more expensive to develop,
multifamily residential development of
all types will be even more critical for
Sequim to continue to attract
economic development opportunities.

See previous comments above.

See previous comments
above.

Little Fox, LLC. BCEOA Proposal




EXHIBIT B: CONSISTENCY ANALYSIS LITTLE FOX AMENDMENT

Goals & Policies

Multifamily
Residential Uses

Limited Transient
Accomodations

Benefits of a
Development
Agreement

UG 2.5.1 Cost-Effective UGA
Development

Protect the capacity of land within the
UGA for urban development that is cost-
effective to provide urban services.

Multifamily residential development of
all types in Sequim will be needed to
attract economic development
opportunities.

Attracting multifamily residential
development (of all types) within the
BCEOA and adjacent zones will help
with the extension/additional of
infrastructure needed to encourage
employment uses to development in
the BCEOA.

The current mixed use only
requirement that stipulates
commercial uses must be present on
the bottom floor is not practical given
the current and future market for
retail, office and service uses that are
now provided through mobile and
delivery services. Thus, this
requirement drives up the cost of
development and will result in
unnecessary vacant spaces.

Incorporating RVs and other transient
accommodations within the BCEOA will
not only support tourism and
entrepreneurial travel, it serves the role
of a flexible use that can be designed
around the existing constraints within the
BCEOA (Gary Oaks, critical areas) to
ensure green spaces and transitions in
the intensity of development are
incorporated within the site plan for the
entire EOA.

Use of a development
agreement allows the City and
developer to come to an
agreement on the mix of uses,
development standards to be
applied, phases of
development, etc. This will
promote the notion of master
site planning for the entire
EOA and result in a better final
development than if left to
piecemeal development
overtime.

Little Fox, LLC. BCEOA Proposal




EXHIBIT B: CONSISTENCY ANALYSIS LITTLE FOX AMENDMENT

Goals & Policies

Multifamily
Residential Uses

Limited Transient
Accomodations

Benefits of a
Development
Agreement

LU 3.3.1 Market Rate Multi-Family

Focus market-rate multi-family
development to locate with-in Downtown
and in the existing Lifestyle District

The BCEOA borders the Downtown
district and land zoned Community
Business. Multifamily residential
development of any type within the
EOA would be consistent with these
adjacent zones and could serve as
natural transitions. New multifamily
residential development within any
zone in Sequim is vital for creating
workforce housing that will attract
opportunities to Sequim.

N/A.

See previous comments
above.

LU 3.3.4 Downtown Neighborhood

Attract higher-density housing to
Downtown to increase its social vitality,
economic growth, and identity as a
lifestyle neighborhood as well as heart of
the Valley.

Additional multifamily residential units
in the EOA and within walking
distance to downtown will increase
the foot traffic for areas that are
intended to have more intense
commercial development. This will
help Sequim expand its customer
base and increase sales tax revenue.

Downtown is an area that makes
much more sense than the EOA to
have a ground floor commercial
component with residential on top.

N/A.

See previous comments
above.

Little Fox, LLC. BCEOA Proposal




EXHIBIT B: CONSISTENCY ANALYSIS LITTLE FOX AMENDMENT

Goals & Policies

Multifamily

Limited Transient

Benefits of a

Residential Uses Accomodations Development
Agreement
LU 3.6.3 Mix of Residential, Services, This policy recognizes that mixed use | N/A. See previous comments
and Employment can be horizontal or vertical in nature. above.
Create a mix of residential, services, and | Given the present and future market
employment where combining uses conditions for retail, service and office
vertically or horizontally in a planned spaces, vertical mixed use is cost
development increases the community’s | prohibitive to creating multifamily
economic base and job opportunities residential units that can attract the
while allowing for the lifestyle benefits of | workforce housing needed to make
living near work. the BCEOA successful.
TR 4.1.2. Non-Motorized Mobility, To effectively promote multi-modal N/A. See previous comments

Connectivity

Promote the development of safe and
convenient pedestrian, bicycle, and
mobility cart systems that encourage
multi-modal access to and from
residential neighborhoods, parks,
schools, civic buildings and the City's
commercial and employment areas.

and non-motorized travel from
residential areas to shopping, dining,
parks etc. there needs to be
accessibility. Unfortunately, Highway
101 is a barrier to this accessibility
and connectivity.

Thus, the need to create multifamily
residential units on the north side of
Highway 101, is crucial to creating
workforce housing that is a walkable
distance from the Downtown and from
future employment.

above.

Little Fox, LLC. BCEOA Proposal




EXHIBIT B: CONSISTENCY ANALYSIS LITTLE FOX AMENDMENT

Goals & Policies

Multifamily
Residential Uses

Limited Transient
Accomodations

Benefits of a
Development
Agreement

H 6.6.1 Variety of Housing Options

Promote a variety of housing types to
serve all segments of the population.

Encouraging multifamily residential
units (whether they be mixed use,
live-work, or standalone) within the
EOA is important to providing a range
of housing types in Sequim that will
serve all segments of the community,
especially the workforce.

Further, multifamily options in the
BCEOA provide more options for
younger residents to live near
employment, as well as downtown
amenities.

The City of Sequim has prioritized
tourism and opportunities for tourists in
recent years.

Opportunities to create well-planned
limited transient accommodations will
support restaurants and shops
downtown as well as increase the city’s
sales tax base.

Those traveling in RVs for recreation
(whether also working or not), need
locations where they can stay that are
near downtown retail cores and/or local
attractions. Although they are not a
permanent “segment of the population”
in the traditional sense, the revenue that
such visitors bring to the City have a
ripple economic benefit throughout the
community.

See previous comments
above.

Little Fox, LLC. BCEOA Proposal




EXHIBIT B: CONSISTENCY ANALYSIS LITTLE FOX AMENDMENT

Goals & Policies

Multifamily
Residential Uses

Limited Transient
Accomodations

Benefits of a
Development
Agreement

H 6.1.7 Low-Rise Multi-Family

Promote low-rise apartments in the
Downtown District and in the Lifestyle
District to provide access to services,
shopping, and transit.

The BCEOA borders the Downtown
District. While the city’s stated goal is
to encourage multifamily in the
Downtown, this type of development
in the neighboring EOA zone will have
the same effect and will help support
a workforce for future employment
opportunities in Sequim. People living
in the units bordering downtown will
still be in walking distance from the
shops and restaurants downtown and
will help the city further this goal of
eliminating the need for car travel
near downtown.

See previous comments above.

See previous comments
above.

H 6.3.1 Variety of Housing Options for
Senior Citizens

In development codes, provide a variety
of housing options for senior citizens to
age in place or remain in their
neighborhood.

See applicable previous comments
above.

When seniors chose to downsize,
instead of moving to a permanent new
home, many invest in a RV and use the
later years of their lives to travel. Having
limited transient accommodations in the
community will provide opportunities for
tourism by this segment of the
population. However, it will also provide
opportunities for retirees to leave
Sequim, but return to visit family and
friends.

See previous comments
above.

Little Fox, LLC. BCEOA Proposal




EXHIBIT B: CONSISTENCY ANALYSIS LITTLE FOX AMENDMENT

Goals & Policies

Multifamily
Residential Uses

Limited Transient
Accomodations

Benefits of a
Development
Agreement

ED 8.2.3 Marketing the Local Economy

Continue to grow the City’s marketing
opportunities to highlight Sequim’s high
quality of life and local economic
opportunities. Encourage tourism as an
economic driver and promote the City's
and the surrounding Sequim-Dungeness
Valley's features and assets, including
the natural environment, recreational
opportunities, agricultural
industry/heritage, cultural attractions,
and culinary experiences.

To be successful at attracting new
employers and employment
opportunities, the City of Sequim must
continue to attract a qualified
workforce. A primary driver of
workforce attract is housing.

Multifamily residential units in the
EOA will create attractive
opportunities for future workers to
locate close to employment and within
walking distance of downtown.

The Sequim-Dungeness Valley and the
Northern Olympic Peninsula are full of
recreational opportunities.

This area draws tens of thousands of
tourists every year, and every
community in the area is trying to
capitalize on the dollars these tourists
bring.

Sequim is not presently positioned to
attract those visitors to the area that are
looking for transient accommodations in
RV parks near downtowns and other
attractions.

Changes are needed to ensure Sequim
can benefit from this available
opportunity.

Little Fox, LLC. BCEOA Proposal




EXHIBIT B: CONSISTENCY ANALYSIS LITTLE FOX AMENDMENT

Consistent Analysis: Countywide Planning Policies

Goals & Policies

Analysis

Affordable housing:

2. Participants will continue to encourage high density development
in their UGAs that:

a. Ensures a variety of housing types along with a variety of
densities.

b. Promotes the flexibility of styles, sizes, types and/or designs; and
c. Are closely paired with the existing infrastructure or in close
proximity to infrastructure from which extensions can be easily
permitted and where its cost efficient to make such extensions.

The expansion of multi-family development opportunities in the Economic Opportunity Area
would help the City of Sequim and Clallam County achieve these stated goals. As it is now,
the variety of housing in Sequim is very limited. This excludes certain populations, such as
younger working-class people, who either want to relocate to Sequim, or stay in the town they
grew up. Finally, the Economic Opportunity Area is already near existing infrastructure, and its
proximity to downtown and Highway 101 make it a logical place to increase the number of
multi-family units. This would allow the city to extend infrastructure such as a sidewalks and
bikes lanes from the downtown district to the EOA area.

6. Realizing that the marketplace makes adequate provisions for
those with higher incomes, participants should develop some
combination of appropriately zoned land, regulatory incentives,
financial subsidies, and/or innovative planning techniques to make
adequate provisions to address other income levels.

The cost of living in Clallam County, and the Olympia Peninsula is higher than other parts of
the state. There are many reasons for this, one of which is housing. This area has many
single-family neighborhoods, and homes on tracts of land that is out of budget for many of
those that desire to live there. By increasing the land where more multi-family unit are allowed,
there is greater space for those lower-income members of the community to live.

Little Fox, LLC. BCEOA Proposal




TOYER STRATEGIC ADVISORS, INC.
3705 COLBY AVE | SUITE 1

EVERETT, WA 98201

425-344-1523 | toyerstrategic.com

November 9, 2021

Mr. Barry Berezowsky, Director
Community Development

City of Sequim

152 W Cedar Street

Sequim, WA 98382

RE: LITTLE FOX, LLC ANNUAL DOCKET PROPOSAL

Our firm has been retained by Little Fox, LLC. to assist with the processing of their docket application seeking flexibility in
the uses permitted within the Bell Creek Economic Opportunity Area (BCEOA). Based on the conversations that we've had
with your office, we believe there has been a general misunderstanding of the request being sought by our client. Namely
that our client’s request is for an amendment to the comprehensive plan land use designation and concurrent amendment
to the zoning map.

We did not assist with our Client’s initial docket application, but the application is clearly seeking flexibility in the uses
permitted by the existing land use designation and zoning. A redesignation and rezone might be one alternative to
accomplish our Client's objectives, but as you've pointed out, such a change would abandon prior planning for the site
(including a feasibility analysis).

A simpler approach, and the one intended by our Client's application, is the adoption of a development code amendment
that would offer greater flexibility in the mix of uses in this location while purposefully recognizing the value in having a
master site plan' that ensures development of the site achieves the greater purpose of the BCEOA. This can be
accomplished through a requirement for a development agreement in accordance with RCW 36.70B.170, which the
Legislature intended to be used to address a project’s uses, development standards, timing, and public benefits (such a
preservation of the Gary Oaks, dedication of a park, etc.). Further, a development agreement can address specific
community concerns with development conditions. For example, a concemn that transient accommodations may attract
nuisances to the community can be addressed through a requirement in the development agreement that such a facility is
required to have a professional management firm, etc.

Further RCW 36.70B.200 requires a public hearing before adoption of a development agreement by the City Council (not
required of a standard, permitted project), the Council and citizens benefit from a public process that will allow for review of
our Client's full vision for development of the BCEOA when a more specific project proposal has been prepared.?2

We have attached draft code language hereto as Exhibit A. Further, Exhibit B, attached, provides additional analysis of this
proposal’s consistency with and furtherance of Sequim’s comprehensive plan.

We understand fully that the docket process is well underway, and that staff, Planning Commission and Council have
generally discussed our Client's proposal as being a land use designation and zoning map amendment within the context
of the annual docket, which is considered a Type Il decision and limited to consideration once per year. However, we
believe that our Client's application was clear in requesting amendments that addressed uses within the existing land use
designation and zoning for the BCEOA. “Code text amendments” can be considered as Type | amendments under

' This is not intended to be synonymous to nor misinterpreted as a master planned development.

2 The annual docket is a legislative process to consider non-project proposals. Our client does not have a project-specific plan currently.
Requiring a development agreement will allow the Council and public an opportunity to comment on a future project-specific plan in a
non-speculatory manner.
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18.88.030 outside the docket process. However, since our Client's request is already part of the annual docket, we
respectfully request the City consider this alternative approach within the existing track of review to ensure our Client's can
obtain a decision in timely manner.

Going forward, we request that our firm be copied on correspondence from the City to our Client, and that we be added to
public notice lists for the docket and our Client's specific proposal.

Should you have any questions about our Client's proposal or require additional information, please do not hesitate to
contact us at any time.

TOYER STRATEGIC ADVISORS, INC.

et Sl

David K. Toyer
President

CC: Jeanné Sparks, Little Fox, LLC.

Attachments



CITY OF SEQUIM
SEQUIM, WASHINGTON

ORDINANCE NO.

AN ORDINANCE OF THE CITY OF SEQUIM, WASHINGTON, RELATING TO
BELL CREEK ECONOMIC OPPORTUNITY AREA, AMENDING SEQUIM
MUNICIPAL CODE (SMC) SUBSECTIONS 18.33.030 AND 18.33.040 RELATED
TO PERMITTED USES AND APPLICABILITY OF A DEVELOPMENT
AGREEMENT; PROVIDING FOR SEVERABILITY AND ESTABLISHING AN
EFFECTIVE DATE.

WHEREAS, in the Sequim City Council approved Ordinance No.
enacting the Bell Creek Economic Opportunity Area zone; and

WHEREAS, Little Fox, LLC., a Washington limited liability company, (herein the
“Applicant”) filed a complete application on for a Type III comprehensive
plan amendment in accordance with the provisions of SMC Subsection 18.88.030; and

WHEREAS, the City Council by Motion accepted this application for further
processing and consideration in the 2021-22 comprehensive plan amendment process; and

WHEREAS, the SMC provides for various types of applications in which Subsection
18.88.030 establishes comprehensive plan amendments as a Type III application and code text
amendment applications as a Type I application; and

WHEREAS, during the review and evaluation of Applicant’s Type III application, the staff
and Applicant have determined Applicant’s objectives are better considered as a code text
amendment; and

WHEREAS, the procedure for processing Type I (code text amendment) and Type I1I
(comprehensive plan amendment) applications are both considered under the Type C-2
procedures in SMC Subsection 20.01.030, which require staff review, a planning commission
recommendation, and a city council decision; and

WHEREAS, the procedures for review of Type I and Type III applications require public
hearings before the planning commission and city council to ensure open and continuous public
participation consistent with the requirement of the Growth Management Act (GMA) at RCW
36.70A.140; and

WHEREAS, consideration of a text code amendment (i.e. an amendment to a development
regulation) as an alternative to a comprehensive plan amendment within the annual
comprehensive plan amendment is consistent with GMA public participation requirements and
the goal of reviewing the cumulative impacts of proposed amendments as addressed in RCW
36.70A.020(11); 36.70A.130(1)(d), (2)(a), 2(b); and 36.70A.140, and

WHEREAS, the Applicant has already paid the required application fees fee for a
comprehensive plan amendment, SEPA review, notice, etc., which consideration of the code text



amendment alternative at this time would avoid requiring the Applicant to pay additional fees
for the same or similar processing; and

WHEREAS, the City of Sequim notified the Washington Department of Commerce of the
city’s intent to adopt a development regulation for the purposes of State agency 60-day review;
and

WHEREAS, pursuant to the State Environmental Policy Act (SEPA), the City of Sequim
acted as the lead agency for review of this code amendment and issued a Determination of Non-

Significance pursuant to WAC 197-11-340(2) on , 2022; and

WHEREAS, the SEPA appeal period ended on , 2022 and no appeals were
filed; and

WHEREAS, on , 2022 the Sequim Planning Commission held a work

session to study and evaluate the code text amendment alternative; and

WHEREAS, on , 2022 the Planning Commission held a duly-noticed
public hearing to accept and consider public testimony and, following its public hearing,
adopted findings of fact and made a recommendation to the Sequim City Council; and

WHEREAS, on , 2022 the Sequim City Council held a duly-noticed
public hearing and accept and consider public testimony; and

WHEREAS, the Sequim City Council finds that this ordinance is in the best interests ofthe
citizens of the City of Sequim.

NOW THEREFORE, THE CITY COUNCIL OF THE CITY OF SEQUIM, WASHINGTON,
DOES HEREBY ORDAINS AS FOLLOWS:

Section 1. Findings of Fact. The City Council hereby establishes the following
findings of fact:

1. The City Council adopts and incorporates the foregoing recitals as findings as if set forth
fully herein.

2. The amendment allows the City Council to encourage economic investment in its business
and employment zones by providing for the use of development agreements as authorized
by RCW 36.70B and SMC 17.26.070 to consider master site plans that apportion a mix of
uses different than those current permitted under code.

3. This use of development agreements in this manner provides a public benefit by
encouraging economic investment in the community (generating additional tax revenues,
increased the city’s taxable valuation, encouraging a range of housing options, increasing
services available to residents and visitors, and adding new employment opportunities
locally) while preserving the opportunity for public input in the process.



Section 2. Amendment. Subsection 18.33.030, “Uses” adopted by Ordinance

2019-002 §1 are hereby amended to read:

18.33.030 Uses.

A. Types of Uses. For the purposes of this chapter, there are three kinds of uses:

1. A permitted (P) use is one that is permitted outright, subject to all the applicable provisions of

this title and relevant portions of the Sequim Municipal Code.

2. A conditional use (C) is a Type C-2 discretionary use reviewed through the process set forth in

SMC 20.01.100 governing conditional uses.

3. A prohibited use (X) is one that is not permitted in the zoning district under any

circumstances.

B. Recognizing that there may be certain uses not mentioned specifically in Table 18.33.031
because of changing businesses, technology advances, or other reasons, the DCD director is

authorized to make similar use determinations, as set forth in SMC 18.20.015.

The following Table 18.33.031 is a list of uses for the three zoning districts:

Table 18.33.031 — Business and Employment District Uses

USE BCEOA RREOAHTLI
Office and Professional Services

All forms of corporate, professional, public, brokerage, P P X
administrative, financial, building trade, and research offices

Corporate headquarters and regional offices P P X
Office-oriented service providers, such as communications P P X
services, photocopying, courier and messenger services,

graphic design, printing, promotional products, and the like

Office equipment sales and services X
Technology service and support, copy and connectivity centers, |P P X
telework centers

Business/Technology Research and Development

Biotechnology/medical laboratories C
Computer technology

Electronic components and board systems engineering and P P P
development

Research and research industry-oriented service providers P P P
Software engineering P P P




Table 18.33.031 — Business and Employment District Uses

USE

BCEOA

RREOA]

HTLI

Commercial Services and Retail

Commercial convenience, personal services, and restaurant
establishments

(In existing and/or new structures 5,000 square feet or larger,
commercial convenience, personal service uses, and restaurant
eating/drinking establishments are allowed but are to be
subordinate to the building’s primary uses. All commercial uses
located in the structure are limited to 25% of the building’s
gross square footage. No drive-through facilities are allowed.)

Commerecial retail in conjunction with a primary use

(Retail sales of products assembled, manufactured, etc., in the
BCEOA, RREOA, HTLI zoning districts are allowed but are to
be subordinate to the building’s primary use. Retail sales use is
limited to 25% of the building’s gross square footage.)

Food service contractor/caterer

Food and drink where manufactured and sold on premises (on-
premises tasting room, restaurant, and/or retail sales limited
to 25% of gross square footage)

Nursery/landscaping materials retail sales

Wholesale product showrooms

Light Industrial

Equipment rental

Industrial laundry and upholstery services

o

Q

Resource recycling and recovery (not including recycling drop-
off facilities)

Manufacturing

Beverage products

Cabinet shop or carpenter shop

Electrical and electronic equipment manufacture

Electrical component assembly, including assembly of
computer products, office equipment, and related components
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Metal, wood and other materials fabrication and assembly in
an enclosed building

Food and kindred products, manufacture, processing and
packaging (excluding animal slaughtering and processing)

Furniture and fixtures manufacture and assembly




Table 18.33.031 — Business and Employment District Uses

USE BCEOA RREOAHTLI
Handcrafted products, crafts or other art-related items P P P
Measuring, analyzing and control instruments P P P
Medical equipment and supplies P P P
Miscellaneous light fabrication and assembly not otherwise C C P
named

Perfumes, cosmetics and similar preparations C C P
Photographic, medical, audio and optical equipment P P P
Printing, publishing and allied products C P P
Products made from light stone, clay and glass P P P
Textiles, apparel and leather goods P C C
Warehousing, Distribution and Storage

Equipment/materials outdoor storage as a primary use

(including building trade and landscaping)

a. Storage yards occupying less than 10,000 square feet X C

b. Storage yards occupying more than 10,000 square feet

Mail order or direct selling and distribution, including e- P

commerce and fulfillment

Packing, crating and convention and trade show services P P P
Processing and/or packaging previously prepared materials P P P
Self-serve mini-storage X X X
Truck and freight transportation services X X X
General Wwarehousing;-preduetdistribution; and wholesale X C P
trade

Residential

Dwelling units above nonresidential uses (mixed use P P X
structures)

(Nonresidential uses must be located on ground level or first

floor if ground level is parking)

Attached residential units in accordance with the development (P P X
standards in SMC 18.33.040

Employee/security units in conjunction with manufacturing, [P P P
distribution or storage uses

Existing residential use without increase in density P P P
(subject to nonconforming regulations)




Table 18.33.031 — Business and Employment District Uses

USE BCEOA RREOAHTLI
Live/work units P P X
Public and Quasi-Public
Essential public facilities, state and regional P P P
Essential public facilities, local C C C
Government maintenance shops and fleet vehicle storage C C P
Public administration office and services P P P
Public parks P P P
Solid waste transfer facilities X X C
Recycling drop-off facilities X X C
Utility facilities and utility system P P P
Transit facilities, including park and ride lots and transfer C C C
centers
Wireless communication facilities P
Co-location of wireless facilities on existing facility or structure | P P P
Other_

Ambulatory and outpatient care services (physicians, P P X
outpatient clinics, dentists)

Child care centers C(asa C C(asa
secondary secondary
use) use)

College, universities, technical, trade and other specialty C C C

schools

Grade schools (K — 12) C C X

Hospital C C X

Museums, historic and cultural exhibits P P X
Privately owned amusement, sports or recreation P P X
establishments (retail sales limited to 25% of use’s total square
footage)

Churches, new freestanding/monument structures and existing | C C X
building(s) 5,000 square feet or larger
Churches, under 5,000 square feet and within an existing C C C
building(s)

Sports arena or stadium C C X




Table 18.33.031 — Business and Employment District Uses

USE

BCEOA

RREOAHTLI

Veterinary clinics and hospitals (not including kennels)

P

P X

Section 3. Amendment. Subsection 18.33.040, “Development Standards” and

Table 18.33.042, “Business and Employment Districts Development Standards” adopted by
Ordinance 2019-002 §1 are hereby amended to read:

Table 18.33.042 — Business and Employment Districts Development Standards

is not included in the height calculation.

Standard Bell Creek EOA River Road EOA HTLI
M1n1rn111m /maximum None None None
ot area
35 feet for single use
building; 45 for
. - mixed use building. 50 feet. Roof .
50 feet for single use building; 60 feet mounted mechanical
; g Roof mounted . .
. . for mixed use building. Roof mounted . equipment and its
Maximum height - - : ; mechanical
mechanical equipment and its screening

equipment and its
screening is not

calculation.

included in the height

screening is not
included in the height
calculation.

Maximum lot coverage

Based on stormwater, parking, and
landscaping standards per
Chapter 13.104 SMC,
Chapter 18.22 SMC, and

achieve FAR/density minimums

SMC 18.24.130, respectively, but to also

Based on stormwater,
parking, and
landscaping

standards per

Chapter 13.104 SMC,
Chapter 18.22 SMC,

and SMC 18.24.130,

Based on stormwater,
parking, and
landscaping

standards per

Chapter 13.104 SMC,

Chapter 18.22 SMC,

and SMC 18.24.130,

height, to a maximum setback of 40 feet

respectively respectively
10 feet with 10 feet with
Minimum setback and additional additional
. 10 feet with additional landscaping and landscaping and landscaping and
buffer adjacent to . . g, : :
A pedestrian connection to buildings pedestrian pedestrian
public right-of-way . .
connection to connection to
buildings buildings
20 feet, plus an
additional 1 foot for
Minimum setback and 20 feet, plus an additional 1 foot for each foot the building
buffer when lot lines each foot the building wall facing an R 50 feet! wall facing an R
are adjacentto an R | district exceeds an average of 35 feet in district exceeds an
zoning district

average of 35 feet in
height, to a maximum
setback of 40 feet

Minimum setback and
buffer when lot lines
are adjacent to a
nonresidential zoning
district

Front yard: 10 feet

Other yards: 5 feet

Street (public or private) frontage: 10

feet

Setbacks may be enlarged to provide

additional area to meet overall site
landscaping requirement

Front yard: 10 feet
Other yards: 5 feet
Street (public or
private) frontage: 10
feet
Setbacks may be
enlarged to provide
additional area to
meet overall site
landscaping

Front yard: 10 feet
Other yards: 5 feet
Street (public or
private) frontage: 10
feet
Setbacks may be
enlarged to provide
additional area to
meet overall site
landscaping

requirement

requirement
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Table 18.33.042 — Business and Employment Districts Development Standards

Standard Bell Creek EOA River Road EOA HTLI
Mixed
commercial/residential No density threshold No density threshold N/A
use residential density
Attached rg51dent1al Minimum 12 units/acre Mln'lmum 12 N/A
density units/acre
Office/professional/technology/
Use mix threshold? development/manufacturing/research, N/A N/A
etc. = minimum of 55% of overall site
Mixed use commercial/residential
maximum of 30% of site
Attached residential minimum 12
dwelling units/acre and maximum
height of 4 stories. Maximum of 15% of
site.
See SMC 18.33.090. | See SMC 18.33.090.
See SMC 18.33.090. See See See
Parking Chapter 18.48 SMC for additional Chapter 18.48 SMC | Chapter 18.48 SMC
parking standards. for additional parking | for additional parking
standards. standards.

No additional setback because 35 feet is maximum height limit in RREOA zone.

2Mixed use threshold is based on the Hovee report and not applicable to the RREOA and HTLI.

The use mix threshold may only be modified subject to approval of a development agreement in
accordance with SMC 17.26.070.

(Also see SMC 18.22.070, Commercial uses, for additional development standards applicable to the EOAs
and HTLI zoning districts.)

Section 4. Severability. If any section, subsection, clause, sentence, or phrase of

this ordinance should be held invalid or unconstitutional, such decision shall not affect the
validity of the remaining portions of this ordinance.

Section 5. Authority to make necessary corrections. The City Clerk and the
codifiers of this Ordinance are authorized to make necessary corrections to this Ordinance
including, but not limited to, the correction of scrivener’s clerical errors, references, ordinance
numbering, section/subsection numbers and any references thereto.

Section 6. Conflict. In the event that there is a conflict between the provisions of
this Ordinance and any other City ordinance, the provisions of this Ordinance shall control.

Section 7. Effective Date. The ordinance shall take effect and be in full force five

(5) days after publication of the attached Summary.



https://www.codepublishing.com/WA/Sequim/#!/Sequim18/Sequim1833.html#18.33.090
https://www.codepublishing.com/WA/Sequim/#!/Sequim18/Sequim1848.html#18.48
https://www.codepublishing.com/WA/Sequim/#!/Sequim18/Sequim1833.html#18.33.090
https://www.codepublishing.com/WA/Sequim/#!/Sequim18/Sequim1848.html#18.48
https://www.codepublishing.com/WA/Sequim/#!/Sequim18/Sequim1833.html#18.33.090
https://www.codepublishing.com/WA/Sequim/#!/Sequim18/Sequim1848.html#18.48
https://www.codepublishing.com/WA/Sequim/#!/Sequim18/Sequim1822.html#18.22.070

PASSED by the City Council and APPROVED by the Mayor this day of

,2022,

APPROVED:

TOM FERRELL, MAYOR

ATTEST:

BY:
CHARISSE DESCHENES, ACTING CITY CLERK

APPROVED AS TO FORM:

BY:
KRISTINA NELSON-GROSS, CITY ATTORNEY




TOYER STRATEGIC ADVISORS, INC.
3705 COLBY AVE | SUITE 1
EVERETT, WA 98201
4253441523 toyerstrategic.com

February 15, 2022

Planning @nmission
City of Sequim

152 W Cedar Street
Sequim, WA 98382

RE:LITTLE FOROCKET PROPOSAL
DearCommissioners

Our firm represent® applicants for the Little Fox docket proposal. Staff has redemaleasied on their
interpretation that our client has redjadstture land use aoing map amendnterheir propgrtWe clarified via

a letter in November2@2the Community Development staff that our client was seeking greater flexibility in the |
permitted in Bell Creek, not a rezone. To that end, we provided some suggast tbadeviauld allow for
flexibility in uses basedeaating a development agreement with thdbtiyeing certain you receivisddtter

clarifying our clisrdocket requestéve sent it over to your attention this afternoon.

Since November, we have been workiggaffitomake the case that this should héiesnativéhat you are
considering in this proc&ssther, we advisadff thabur clients are not interestad RV useng longer.

Staffhas sugested that our clieobsidewithdrawintpeir application in the aty'sentlocket process (e.g. Type llI
review of a proposed comprehensive plan amandnsee) a code amendmag@Type kode text amendment
undelSMC 188.08. We will note that @& procedure for a Type | proposal, consisting of a staff recommendation
planning commission review, and eotinailithe samprocess used for a Type Il proposal for a comprehensive plan
amendmeninder SMC 18.88.08@ff recommendation, planning commission review, council decision).

And althougtode text amendments are not “required” under Table 18.88.030 to go through the Type Il process u
comprehensive plan amendments, there would be no reason caimyohwilizg/the existing comprehensive plan
amendment process to conaidede amendmeas an alternative ttee original Little Feamprehensive plan
amendmeptroposal. This wdkeepthe city and our client from wésti@agoing back to the begiohithg process

In fact, Sequim’s cedpports thHeommission and City Cdsiablity to consider alternatives withir2theo€edure,

granting Council the authority to approve as recommended, approve with additional conditions, modify (with o
Applicant’s concurrence) the proposal, or deny with or without prejudice. This flexibility mirrors the latitude giv
Growth Management Act (GMA) as to how the docketing process can dredcredGotimeil’s ability tda@oid
amengroposals withire docket at its discretion. Also see RCW 36.70A.130(2)(b),repgshteacproposals be
considered by the governing body concurrently so the cumulative (oeffectpdrdte/earious proposals can be
ascertainedUltimately, dseWashington State Supreme Court has explained, “the GMA does notgtescribe a si
approach to growth managerfaighix Development v. City of Wooedirivilén.2d 810 (2011).

Attached isnaupdategroposed development code amendmentywe esksidénstead ain amendment to the
future land use and zoning.

These code amendmewasild provide fiovaluabl8exibilitghatwill to the City’srefitencourage private capital
investment in Sequim; meld taxable valuation; generate retail sales tax revenues; atisetgill Aeigh create
missing middle housind local jobs



Page2 of2
Very Sincerely,

Tohaor Sl

David K. Toyer
President

CC: Jeanné Sparksittle Fox, LLC.
Jeff Fairchild, Little Fox, LLC.
Matt Huish, City Manager

Barry Berezowsky, Community Development Director

Atachment
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